
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

This is a combined staff report for related items.  This report contains a single background
and analysis section for all items.  However, there are separate conditions provided for each
individual application.

P.A.S.: Preliminary Plat #01015 - Thompson Creek DATE: January 9, 2002
Special Permit #1930
Use Permit #141
Change of Zone #3338
Change of Zone #3339

PROPOSAL: Change of Zone #3338 AG to R-3
Change of Zone #3339 AG to O-3
Preliminary Plat #01015 283 residential and 2 office lots
Special Permit #1930 312 assigned units; 40 unassigned
Use Permit #141 69,000 sq. ft. of office

live/work dwellings

WAIVER REQUESTS: see attached

LAND AREA: Preliminary Plat - 78.153 acres, more or less
Use Permit - 7.156 acres, more or less
Special Permit - 70.997 acres more or less

CONCLUSION: With revisions the preliminary plat, use permit, and community unit plan
generally conform to the Land Subdivision Ordinance, City of Lincoln
Design Standards and the Zoning Ordinance. 

This proposal contains a number of positive aspects, including lanes to
the rear of some residential units, live/work dwellings, and a mixture of
housing types.

RECOMMENDATION:  Change of Zone #3338  Approval

 Change of Zone #3339 Approval
Preliminary Plat #01015 Conditional Approval
Special Permit #1930 Conditional Approval
Use Permit #141 Conditional Approval

LOCATION: Generally located east of S. 56th Street and Union Hill Road

APPLICANT: Thompson Creek, L.L.C.
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Hampton Development Services, Inc.
6101 Village Drive, Suite 101
Lincoln, NE 68516
(402) 434-5650

OWNERS: Thompson Creek, L.L.C.

CONTACT: Robert L. Dean
Engineering Design Consultants
630 N. Cotner Blvd - Suite 105
Lincoln, NE 68505

EXISTING ZONING: AG Agricultural

EXISTING LAND USE: Undeveloped

SURROUNDING LAND USE AND ZONING:  

North: AG Campbell’s Garden Center and plant nursery
South: AG L.E.S. transmission lines and fields
East: AG Agriculural
West: R-3 Residential

ASSOCIATED APPLICATIONS: Annexation #01007

HISTORY: This area was converted from A-A Rural and Public Use to AG Agricultural in the
1979 zoning update.

COMPREHENSIVE PLAN SPECIFICATIONS: The area is shown as Urban Residential in
the Southeast Lincoln/Highway 2 Subarea Plan. 

The Plan designates the southeast corner of S. 56th Street and Pine Lake Road as an Urban
Village. 

The subarea plan designated this land as Phase II - areas designated for near term
development will be contiguous to existing or planned development but lacking one or more
major items of infrastructure, such as arterial road, park or trunk sewer. (p 197)
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The Comprehensive Plan indicates several goals for future urban residential areas, one of
which indicates:

“Encourage efficient use of urban areas by providing for high density residential uses as an integral part
of major, planned commercial and residential developments.” (Page 44)

“Increase ownership opportunities for households of different sizes and income levels.” (page 44)

UTILITIES: Not currently available. The annexation agreement will specify cost
responsibilities for the infrastructure. 

TOPOGRAPHY: Sloping from the east and west edges of the property to a channel in
towards the center.

TRAFFIC ANALYSIS: S. 56th Street is classified as an arterial street; it is a public way
corridor in the Comprehensive Plan.

PUBLIC SERVICE: Currently served by Southeast Rural Fire District and County Sheriff.
Upon annexation, City Fire and Police will provide service.

ENVIRONMENTAL CONCERNS: Preservation of the drainage channel and existing
topography 

AESTHETIC CONSIDERATIONS: Preservation of existing tree masses

ANALYSIS:

1. These applications propose a mixture of office, single family housing, two family
housing, multi-family housing, and live/work townhouses. 

2. The ordinance states the purpose of the Community Unit Plan is "to encourage the
creative design of new living areas... and in order to permit such creative design in
buildings, open space, and their interrelationship while protecting the health, safety,
and general welfare of existing and future residents of surrounding neighborhoods." 

3. The proposed development generally meets the intent of the ordinance.

4. The live/work townhouses on the north side of Billings Drive should be rearranged to
face each other rather than lining one side of the street. Outside employees are not
permitted in the R-3 zoning district, so the townhouse area should be zoned O-3 and
included with the use permit. If the live/work concept is not developed, that area should
revert to R-3 zoning and uses. The parking requirement for the office uses can be
waived; the residents will use the rear-entry garages and any clients would use the on
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street parking along Billings Drive. The open space requirement for dwellings in the O-
3 district can be satisfied by the close proximity to the mini park and the wooded
drainage way between blocks 9 and 21. Some of the requirement could be met
through balconies and rooftop space, but the applicant has not provided specific
designs for the structures.

5. The residential alleys are too wide. The Subdivision Ordinance requires 20 feet of
right-of-way for alleys, but not all of that needs to be paved. The residential alleys in
Vavrina Meadows 1st Addition are 16 feet wide, for example.

6. The alley in Block 5 is approximately 900 feet long. There should be a break
somewhere near Lots 10, 11, 39 and 40. This will facilitate access to the houses at the
center of the block. The corner lots appear wide enough to accommodate 20 feet of
north south alley. The cost of constructing the additional alleys can be offset by
providing narrower alley widths.

7. Thompson Creek Boulevard is a long, wide fairly straight street which will encourage
speeding. The right of way east of Greycliff Drive should be reduced to 60 feet and the
pavement width reduced to 27 feet. The width reduction saves the developer the cost
for 22,800 square feet of concrete.

8. Greycliff Drive does not exceed block length maximums within this subdivision, but the
presence of the L.E.S. transmission line easements to the south means that the street
will exceed maximum block length once the area develops. Providing a street
connection from Union Hill to Garrison Drive promotes better circulation now and in the
future. The street connection would require approximately 6,750 square feet of
concrete - a fair trade for the 22,800 square feet of concrete no longer required on
Thompson Creek Boulevard. 

9. The request to exceed the maximum height in the R-3 district will allow parking to be
built on the ground level of the apartment buildings adjacent to Union Hill road. 

10. The proposed sanitary sewer does not meet maximum depth design standards. Public
Works & Utilities notes that having downstream property that has not constructed
sanitary sewer is not sufficient justification for waiving the design standards. The
development of the western portion of this plat should not occur until an outlet sewer is
constructed in the natural drainage basin.

11. The lots adjacent to Detention Cell 1 would be flooded by the 100 year ponding
elevation. This must be corrected.



THOMPSON CREEK PAGE NO. 5

12. Bottom treatment of the open ditches is necessary in areas not covered by the
permanent pool.

13. The applicant has not provided calculations which show the post development flows
matching the Beal Slough master plan.

14. Public Works & Utilities notes that the right angle parking, with its limited sight distance
and proximity to a horizontal curve, creates potential conflicts with traffic. The
townhouse area along Billings Drive must be revised so that there is sufficient room
within the right-of-way for a sidewalk as well. If the 45 right angle parking stalls were
removed, Billings Drive would permit approximately 27 spots for parallel parking on
the north and 22 spots on the south (assuming 20 feet per parking spot). The proposed
right angle parking might provide more convenience and parking stalls for drivers
accustomed to standard office and commercial developments, but it carries a
reduction in traffic safety.

15. The applicant has requested the following yards:

Single family

Front Building structure/porches - 15 ft.
Side loaded garage - 15 ft.
Front loaded garage - 20 ft.

Side Porches, decks, accessory buildings and
detached garages - 0 ft.
Main structure - 5 ft.

Rear Smaller of 30 ft. or 20% of depth

Two family Front Building structure/porches - 10 ft.
Side loaded garage - 10 ft. 
Front loaded garage - 20 ft.

Side Porches, decks, accessory buildings and
detached garages - 0 ft.
Main structure - 3 ft.

Rear With alley - 10 ft.
Without alley - smaller of 30 ft. or 20% of
depth

Townhouses Front 15 ft.

Side 5 ft.
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Rear Building - smaller of 30 ft. or 20% of depth
Garage - 20 ft.

The proposed yards permit additional building mass on relatively small lots. Since single
family houses can be placed on any two family lot per Note 26, the two housing types should
have the same setback requirement. It would also be preferable for side loaded garages to
have the same 15 ft. setback on both single- and two-family lots. Note 40 states that buildings
must conform to building and life safety code requirements. If the yard waivers are approved
as proposed, there may be situations where building and life safety codes disallow building
plans that appear to be permitted by these waivers. Previous community unit plans such as
Fallbrook and Vavrina Meadows 1st Addition have granted generic setback waivers, with the
specifics to be determined through an administrative amendment. Such a course is
appropriate here. 

16. The Parks & Recreation Department requires a detailed plan of the playground space,
including a scale and review of safety issues.

17. The applicant had not initially requested that unused density be allocated to
“unassigned units.” Doing so will permit minor changes, such as converting a corner
single family house into a two-family house, without council action.

CONDITIONS:

CHANGE OF ZONE #3338:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office, the change of zone will be scheduled on the City
Council's agenda:  

1.1 Revise the legal description to exclude the proposed live/work units.

CHANGE OF ZONE #3339:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office, the change of zone will be scheduled on the City
Council's agenda:  

1.1 Revise the legal description to include the proposed live/work units.
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PRELIMINARY PLAT:
Site Specific:

1. After the subdivider completes the following instructions and submits the documents
and plans to the Planning Department office, the preliminary plat will be scheduled on
the City Council's agenda:  (NOTE:  These documents and plans are required by
ordinance or design standards.)

1.1 Revise the preliminary plat to show:

1.1.1 Easements requested by L.E.S.

1.1.2 Delete Note 30, which is redundant.

1.1.3 Revise Note 14, the site plan, and the Thompson Creek
Boulevard cross section to show 60 ft. of right-of-way and 27 ft.
pavement width east of Greycliff Drive.

1.1.4 Change the name Trego Drive to a street which will not cause
confusion with Trago Park, which is on the other side of the city.

1.1.5 Change the street name “Red Cliff Circle” to something that will
not be confused with Red Deer Circle, Red Tail Circle, etc.

1.1.6 Sign the Surveyor’s Certificate.

1.1.7 Remove Outlot labels E, F, G and H. These lots may be shown
on the preliminary plat, but they may not be final platted.

1.1.8 Revise the street tree for S. 56th Street to ‘Flame’ Amur Maple
(Acer ginnala ‘Flame’).

1.1.9 Show the placement of street trees, street lighting, and sidewalks
in the street cross sections.

1.1.10 Revise the sewers so that they do not exceed maximum depth.

1.1.11 Add a note to the site plan stating that construction of the western
portion of the development shall not occur until an outlet sewer is
constructed in the natural drainage basin.
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1.1.12 Revise the grading and drainage plan so that it is satisfactory to
Public Works & Utilities.

1.1.13 Provide traffic generation information including turning
movements for Thompson Creek Boulevard and Union Hill Road.

1.1.14 Remove the 90 degree parking from Billings Drive and widen the
street to local commercial standards where it abuts the live/work
units.

2. The City Council approves associated request:

2.1 Annexation #01007

2.2 Change of Zone #3338

2.3 Change of Zone #3339

2.4 Special Permit #1930

2.5 Use Permit #141

2.6 An exception to the design standards to permit intersection platforms as shown
on the plans. 

2.7 A modification to the requirements of the land subdivision ordinance to permit
residential lots which exceed the 3:1 depth to width ratio and to allow lot lines
which are not perpendicular to the right-of-way. 

General:

3. Final Plats will be scheduled on the Planning Commission agenda after:

3.1 Streets, sidewalks, public water distribution system, public wastewater
collection system, drainage facilities, ornamental street lights, landscape
screens, street trees, temporary turnarounds and barricades, street name
signs, and permanent survey monuments have been completed or the
subdivider has submitted a bond or an approved escrow of security agreement
to guarantee their completion.

3.2 The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:
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3.2.1 To submit to the Director of Public Works an erosion control plan.

3.2.2 To protect the remaining trees on the site during construction and
development.

3.2.4 To submit to lot buyers and home builders a copy of the soil analysis.

3.2.5 To continuously and regularly maintain street trees along S. 56th Street
and landscape screens.

3.2.6 To complete the private improvements shown on the preliminary plat and
community unit plan.

3.2.7 To maintain the outlots and private improvements and plants in the
medians and islands on a permanent and continuous basis.  However,
the subdivider may be relieved and discharged of this maintenance
obligation upon creating in writing a permanent and continuous
association of property owners who would be responsible for said
permanent and continuous maintenance.  The subdivider shall not be
relieved of such maintenance obligation until the document or
documents creating said property owners association have been
reviewed and approved by the City Attorney and filed of record with the
Register of Deeds.

3.2.9 To relinquish the right of direct vehicular access from Block 1, Lot 9;
Block 2, Bots 1 and 2; and Outlot D to S. 56th Street.

3.2.10 To perpetually maintain the sidewalks in the pedestrian way
easements at their own cost and expense.

3.2.13 To comply with the provisions of the Land Subdivision Ordinance
regarding land preparation.

SPECIAL PERMIT (COMMUNITY UNIT PLAN):

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office and the plans are found to be acceptable, the
application will be scheduled on the City Council's agenda:

1.1 Revise the site plan to show:
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1.1.1 Dimensions for the multiple family dwelilngs.

1.1.2 Provide detailed plan for the playground space, including scale.

1.1.3 Reduce the alley paving width. 20 feet may be appropriate for the
portions of the plat where residences and commercial uses share
alleys, but other residential subdivisions feature narrower alleys (16
feet in Vavrina Meadows, for example).

1.1.4 Locate the playground on the site plan.

1.1.5 Remove the 10' setback label north of the townhouse lots. It 
contradicts the notes regarding yards.

1.1.6 Add a north-south alley between Lots 39 and 40, Block 5. This will
better serve the lots at the center of the block.

1.1.7 Revise the area of the C.U.P. to exclude the proposed live/work units.

1.1.8 Connect Union Hill Road from Greycliff Drive to Garrison Drive.

1.1.9 Revise Note 25 to state that setbacks will be determined through a
future administrative amendment.

1.1.10 Revise the second sentence in Note 38 to read “Signs shall be
permitted and located in accordance with the City of Lincoln
sign code.

2. This approval permits 352 dwelling units and waives required lot area for single family
dwellings, waives lot width requirements; permits multiple family dwellings with a height
of 40 feet; and waives front, side and rear setbacks;

and the City Council approves associated request:

2.1 Annexation #01007

2.2 Change of Zone #3338

2.3 Change of Zone #3339

2.4 Use Permit #141



THOMPSON CREEK PAGE NO. 11

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised final plan including 5 copies.

3.2 The construction plans shall comply with the approved plans.

3.3 Final Plats shall be approved by the City.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:

4.1 Before occupying the dwelling units all development and construction shall have
been completed in compliance with the approved plans.

4.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established homeowners association approved by
the City Attorney.

4.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

4.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.
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USE PERMIT:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office and the plans are found to be acceptable, the
application will be scheduled on the City Council's agenda:

1.1 Revise the site plan to show:

1.1.1 Dimensions for the office buildings and their setbacks.

1.1.2 Revise the area of the Use Permit to include the proposed live/work
units.

1.1.3 Remove the Planning Commission Approval block from sheet 1 of 4.

1.1.4 Shade or cross hatch the right-of-way that is to be dedicated along S.
56th Street.

1.1.5 In the parking table, revised the provided stalls for Lot 1, Block 3 to 50.

1.1.6 Remove “space” from the label for Outlot D. 

1.1.7 Remove the parking stall from the front yard on Block 3, Lot 1.

1.1.8 Move the “trees to be removed” cross-hatching to the landscape plan.

1.1.9 Dimension the lots.

1.1.10 Revise the parking lot design in Block 2, Lot 2 so that there is
more green space and fewer drives (remove the driving aisle
and two parking stalls next to the “Block 2, Lot 2" label).

1.1.11 On the grading/drainage plan, indicate that contours are NAVD
1988.

1.1.12 Provide screening for the parking stalls adjacent to Trego Drive
in Block 3, Lot 1.

1.1.13 Replace conifers in parking lot islands with deciduous trees.
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2. This approval permits 69,000 square feet of office and 21 dwelling units, with setback
adjustments, reduction in required parking for the live/work units, and a reduction in the
required open space for dwellings.

and the City Council approves associated request:

2.1 Annexation #01007

2.2 Change of Zone #3338

2.3 Change of Zone #3339

2.4 Special Permit #1930

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised final plan including 5 copies.

3.2 The construction plans shall comply with the approved plans.

3.3 Final Plats shall be approved by the City.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:

4.1 Before occupying the dwelling units all development and construction shall have
been completed in compliance with the approved plans.

4.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established homeowners association approved by
the City Attorney.

4.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.
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4.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

Prepared by:

Jason Reynolds
Planner
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WAIVER REQUESTS AND RECOMMENDATIONS:

PRELIMINARY PLAT:
• depth to width ratios APPROVAL
• intersection platforms APPROVAL
• sanitary sewer depth to 22 feet DENIAL
• lot lines perpendicular to right-of-way APPROVAL

SPECIAL PERMIT:
• lot area APPROVAL
• setbacks APPROVAL
• lot width for single family APPROVAL
• maximum height for apartment buildings APPROVAL

USE PERMIT:
• setbacks APPROVAL
• required parking APPROVAL
• required open space for dwellings APPROVAL

F:\FILES\Planning\PC\PP\01000\pp01015.thompsoncreek.jwr.wpd










































